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1.0 INTRODUCTION 

1.1 Project Overview 

This Initial Study/Negative Declaration (IS/ND) was prepared by Kimley-Horn and Associates 

(Kimley-Horn) for the City of Arcadia (City) to assess whether there may be significant 

environmental impacts of future housing development on the candidate housing sites and of the 

other Project components described in Section 2.0 Project Description, associated with the 

proposed 6th Cycle Housing Element Update (HEU) Project (Project). The Project includes 7,222 

candiŘŀǘŜ ƘƻǳǎƛƴƎ ǳƴƛǘǎ ǿƛǘƘƛƴ ǘƘŜ /ƛǘȅΩǎ ōƻǳƴŘŀǊƛŜǎΤ ǎŜŜ Appendix A: Candidate Housing Sites 

Inventory. The candidate housing units are located within 751 sites, totaling approximately 512 

acres. The Project area and candidate housing site locations are illustrated on Exhibit 3: Map of 

Candidate Housing Sites.  

Per California Government Code (CGC) §§65580 ς 65589.11, also referred to as the California 

Housing Law, jurisdictions are required to maintain and update Housing Elements within their 

General Plans. Furthermore, CGC §§65580ς65589.8 require that jurisdictions evaluate their 

Housing Elements every eight (8) years. Currently, this regulation requires jurisdictions to update 

their Housing Element for the 2021 to 2029 6th Cycle Housing Element Update. The City is 

preparing an update for its Housing Element, which will include updated goals and policies 

ƛƴǘŜƴŘŜŘ ǘƻ ƛƴŎǊŜŀǎŜ ǘƘŜ /ƛǘȅΩǎ ƘƻǳǎƛƴƎ ǇƻǘŜƴǘƛŀƭ to combat the growing housing scarcity in the 

State.  

The HEU will provide the City with a coordinated and comprehensive strategy for promoting the 

production of safe, decent, and affordable housing for all within the City. The HEU will be 

prepared to ensure the City establishes policies, procedures, and incentives in its land use 

planning and development activities that result in maintenance and expansion of the housing 

supply to adequately accommodate households currently living and expected to live in the City. 

¢ƘŜ !ǊŎŀŘƛŀΩǎ I9¦ Ŏƻƴǎƛǎǘǎ ƻŦ ŦƻǳǊ όпύ ǎŜŎǘƛƻƴǎΣ /ƘŀǇǘŜǊǎ р ŀƴŘ мл ƻŦ ǘƘŜ !ǊŎŀŘƛŀ DŜƴŜǊŀƭ tƭŀƴ 

(2010), a Technical Background Section, and associated appendices. The HEU is intended to 

ǎǳƳƳŀǊƛȊŜ ǘƘŜ ŜȄƛǎǘƛƴƎ ǎǘŀǘǳǎ ƻŦ ǘƘŜ /ƛǘȅΩǎ ŎƻƳƳǳƴƛǘƛŜǎΣ ǘƘŜ /ƛǘȅΩǎ ŜȄƛǎǘƛƴƎ ƘƻǳǎƛƴƎ ǎǘǊŀǘŜƎȅΣ ŀƴŘ 

provide updated policies to be implemented for the 6th Cycle. To assist the State in mitigating its 

current housing crisis, in which residents are facing a shortage of housing units, the State 

Department of Housing and Community Development (HCD) Determines Regional Housing 

Needs Assessment (RHNA) for all the metropolitan planning organizations (MPOs) statewide. 

I/5 ŀǇǇǊƻǾŜǎ ŀƴŘ ǘƘŜ {ƻǳǘƘŜǊƴ /ŀƭƛŦƻǊƴƛŀ !ǎǎƻŎƛŀǘƛƻƴ ƻŦ DƻǾŜǊƴƳŜƴǘǎ ό{/!Dύ ŀŘƻǇǘǎ {/!DΩǎ 

RHNA allocation methodology for 196 jurisdictions in the SCAG region, which includes the City of 

Arcadia.  

.ŀǎŜŘ ƻƴ {/!DΩǎ Ŧƛƴŀƭ ŀŘƻǇǘŜŘ wIb! ŀƭƭƻŎŀǘƛƻƴ ƛƴ aŀǊŎƘ нлнлмΣ ǘƘŜ /ƛǘȅΩǎ wIb! ŀƭƭƻŎŀǘƛƻƴ ǿŀǎ 

finalized as 3,214 dwelling units (DUs). This is broken down between each income category as:  
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¶ 1,102 units for very low-income households;  

¶ 570 units for low-income households;  

¶ 605 units for moderate-income households; and  

¶ 937 units for above moderate-income households 

This IS/ND was prepared consistent with the requirements of the California Environmental 

Quality Act (CEQA) on the basis that there was no substantial evidence that there may have 

significant environmental impacts on specific environmental areas. If a potentially significant 

impact may occur, the most appropriate mitigation measure(s) have been identified and would 

be applied to avoid or mitigate the potential impact to a level of less than significant. 

1.2 Lead Agency 

The lead agency is the public agency with primary responsibility for a proposed project. Where 

two or more public agencies will be involved with a project, CEQA Guidelines §15051 establishes 

criteria for identifyinƎ ǘƘŜ ƭŜŀŘ ŀƎŜƴŎȅΦ Lƴ ŀŎŎƻǊŘŀƴŎŜ ǿƛǘƘ /9v! DǳƛŘŜƭƛƴŜǎ Ϡмрлрмόōύ όмύΣ άǘƘŜ 

lead agency will normally be the agency with general governmental powers, such as a city or 

ŎƻǳƴǘȅΣ ǊŀǘƘŜǊ ǘƘŀƴ ŀƴ ŀƎŜƴŎȅ ǿƛǘƘ ŀ ǎƛƴƎƭŜ ƻǊ ƭƛƳƛǘŜŘ ǇǳǊǇƻǎŜΦέ tǳǊǎǳŀƴǘ ǘƻ {ǘŀǘŜ /9v! 

Guidelines §15367 and based on the criterion above, the City of Arcadia is the lead agency for 

the proposed Project. 

1.3 Purpose and Scope of the Initial Study 

In accordance with CEQA (California Public Resources Code [PRC] §21000 et seq.) and its 

Guidelines (California Code of Regulations [CCR], Title 14, §15000 et seq.), this IS/ND has been 

prepared to evaluate the potential environmental effects associated with the construction and 

operation of the Project.  

Per State CEQA Guidelines, §15070, a public agency shall prepare or have prepared a proposed 

negative declaration or ND for a project subject to CEQA when: 

a) The initial study shows no substantial evidence, in light of the whole record before the 

agency, that the project may have a significant effect on the environment, or  

b) The initial study identifies potentially significant effects, but: 

1) Revisions in the project plans or proposals made by, or agreed to by the applicant 

before the proposed mitigated negative declaration and initial study are released for 

public review would avoid the effects or mitigate the effects to a point where clearly 

no significant effects would occur, and 

2) There is no substantial evidence, in light of the whole record before the agency, that 

the project as revised may have a significant effect on the environment. 
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1.4 Environmental Resource Topics 

¢Ƙƛǎ L{κb5 ŜǾŀƭǳŀǘŜǎ ǘƘŜ ǇǊƻǇƻǎŜŘ tǊƻƧŜŎǘΩǎ ƛƳǇŀŎǘǎ ƻƴ ǘƘŜ ŦƻƭƭƻǿƛƴƎ ǊŜǎƻǳǊŎŜ ǘƻǇƛŎǎΥ 

¶ Aesthetics 

¶ Agricultural and Forestry Resources 

¶ Air Quality 

¶ Biological Resources 

¶ Cultural Resources 

¶ Energy 

¶ Geology and Soils 

¶ Greenhouse Gas Emissions 

¶ Hazards and Hazardous Materials 

¶ Hydrology and Water Quality 

¶ Land Use and Planning 

¶ Mineral Resources 

¶ Noise 

¶ Population and Housing 

¶ Public Services 

¶ Recreation 

¶ Transportation 

¶ Tribal Cultural Resources 

¶ Utilities and Service Systems 

¶ Wildfire 

¶ Mandatory Findings of Significance 

 

1.5 Document Organization 

This IS/ND is divided into the following sections: 

Section 1.0: Introduction ς This section describes the purpose and organization of the document. 

Section 2.0: Project Description describes the whole of the Project in detail. It also identifies any 

other public agencies whose review, approval, and/or permits may be required. 

Section 3.0: Initial Study Environmental Checklist and Evaluation ς This section describes the 

environmental setting and overview for each of the environmental resource topics, using the City 

ƻŦ !ǊŎŀŘƛŀΩǎ CƻǊƳ WΥ Lƴƛǘƛŀƭ {ǘǳŘȅΦ Lǘ ŜǾŀƭǳŀǘŜǎ ŀ ǊŀƴƎŜ ƻŦ impacts ŎƭŀǎǎƛŦƛŜŘ ŀǎ άƴƻ ƛƳǇŀŎǘΣέ άƭŜǎǎ 

ǘƘŀƴ ǎƛƎƴƛŦƛŎŀƴǘ ƛƳǇŀŎǘΣέ άƭŜǎǎ ǘƘŀƴ ǎƛƎƴƛŦƛŎŀƴǘ ƛƳǇŀŎǘ ǿƛǘƘ ƳƛǘƛƎŀǘƛƻƴ ƛƴŎƻǊǇƻǊŀǘŜŘΣέ ŀƴŘ 

άǇƻǘŜƴǘƛŀƭƭȅ ǎƛƎƴƛŦƛŎŀƴǘ ƛƳǇŀŎǘέ ƛƴ ǊŜǎǇƻƴǎŜ ǘƻ ǘƘŜ /9v! !ǇǇŜƴŘƛȄ G: Environmental Checklist 

Form (Environmental Checklist). 

Section 4.0: References: The section identifies resources used to prepare the initial study. 

1.6 Permits and Approvals 

Upon its adoption by the Arcadia City Council, the 6th Cycle Housing Element Update would 

ǎŜǊǾŜ ŀǎ ŀ ŎƻƳǇǊŜƘŜƴǎƛǾŜ ǎǘŀǘŜƳŜƴǘ ƻŦ /ƛǘȅΩǎ Ƙƻǳǎing policy and program of actions to support 

those policies. The Project involves approval of the following City of Arcadia entitlement: 

Á General Plan Amendment for Housing Element adoption (GPA 21-02) to include the 6th 

Cycle Housing Element. 
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1.7 Summary of Findings 

Section 3.0 of this document contains the Environmental Checklist (Arcadia Form J ς Initial Study) 

that was prepared for the proposed Project pursuant to Appendix G of the State CEQA Guidelines. 

The Environmental Checklist indicates that the proposed Project would not result in significant 

impacts with the implementation of mitigation measures, as identified where applicable 

throughout this document. 

1.8 Initial Study Review Process 

The IS and a Notice of Intent (NOI) to adopt an ND will be distributed to responsible and trustee 

agencies, other affected agencies, and other parties for a 30-day public review period.  

Written comments regarding this ND should be addressed to: 

Lisa Flores ς Planning & Community Development Administrator 

240 West Huntington Drive 

P.O. Box 60021 

Arcadia, CA 91066-6021 

626-574-5445 

lflores@ArcadiaCA.gov  

Comments submitted to the City during the 30-day public review period will be considered and 

addressed prior to the adoption of the ND by the City. 

1.9 Project Applicant(s)/Sponsor(s) 

City of Arcadia 

240 West Huntington Drive 

P.O. Box 60021 

Arcadia, CA 91066-6021 
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2.0 PROJECT DESCRIPTION 

2.1 Location 

The City of Arcadia (City) is located in central Los Angeles County (County) in the northwest 

portion of the San Gabriel Valley (Valley). The City is bounded by the San Gabriel Mountains, the 

Angeles National Forest, and the City of Sierra Madre to the north, the City of Pasadena to the 

northwest, the City of Monrovia to the east and northeast, Temple City to the southwest, and 

unincorporated County communities to the west and southeast. Regional access to the City is 

provided via the Interstate 210 Freeway (I-210), which runs in an east-west direction through the 

northern portion of the City. The Interstate 605 Freeway (I-605), known as the San Gabriel River 

Freeway), runs in a north-ǎƻǳǘƘ ŘƛǊŜŎǘƛƻƴΣ ƛǎ ŀǇǇǊƻȄƛƳŀǘŜƭȅ лΦму ƳƛƭŜǎ Ŝŀǎǘ ƻŦ ǘƘŜ /ƛǘȅΩǎ 

southeastern edge. Exhibit 1: Regional Map ŘŜǇƛŎǘǎ ǘƘŜ /ƛǘȅΩǎ ƭƻŎŀǘƛƻƴ ƛƴ ŀ ǊŜƎƛƻƴŀƭ ŎƻƴǘŜȄǘΣ ǿƘƛƭŜ 

Exhibit 2: Local Vicinity Map depicts the City in a local context. 

This Initial Study considers candidate housing sites to accommodate 7,222 units ǿƛǘƘƛƴ ǘƘŜ /ƛǘȅΩǎ 

bƻǳƴŘŀǊƛŜǎΦ ¢ƘŜ ǇǊƻǇƻǎŜŘ ƴǳƳōŜǊ ƻŦ ŀǾŀƛƭŀōƭŜ ŎŀƴŘƛŘŀǘŜ ƘƻǳǎƛƴƎ ǳƴƛǘǎ ŜȄŎŜŜŘǎ ǘƘŜ /ƛǘȅΩǎ wIb! 

allocation of 3,214 by 4,008 units.; see Appendix A: Candidate Housing Sites Inventory. The 

candidate housing sites are comprised of 751 parcels totaling approximately 512 acres. The 

Project area and candidate housing site locations are illustrated in Exhibit 3: Map of Candidate 

Housing Sites. Solely for analysis purposes, the candidate housing sites identified in Appendix A 

have been assigned a numeric label, as depicted on Exhibits 3 through 13. 

2.2 Environmental Setting 

Physical Setting 

Arcadia is located in the northwest portion of the Valley and in the central portion of Los Angeles 

County. The County covers an approximately 4,084-square-mile area in the Southern California 

region and the Valley covers approximately 400-square-mile area.1 The Valley is bounded on the 

north by the San Gabriel Mountains, on the west by the Repetto and Merced Hills, on the south 

by the Puente Hills, and on the east by the San Jose Hills.2 

The City encompasses approximately 7,109 acres of land area or 11.1 square miles.3 As described 

above, the City is bordered by the San Gabriel Mountains, the Angeles National Forest, and the 

City of Sierra Madre to the north, the City of Pasadena to the northwest, the City of Monrovia to 

the east and northeast, Temple City to the southwest, and unincorporated County communities 

to the west and southeast. 

 
1  City of Arcadia. General Plan Final Environmental Impact Report, November 2010. Available at 

https://www.arcadiaca.gov/shape/development_services_department/planning___zoning/general_plan.php#outer-708. Accessed on 
October 15, 2021. 

2  Ibid. 
3  Ibid. 
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The City is predominantly comprised of residential land uses, with other notable land uses 

including the Los Angeles Arboretum, Santa Anita Racetrack, Arcadia County Park, Westfield 

Santa Anita Mall, and Santa Anita Golf Course; as well as various commercial and industrial areas 

throughout the City. 

Population  

The 2010 Census reported the total population for the City to be 56,364 persons, which is higher 

than the neighboring City of Monrovia (to the east), but significantly lower than nearby 

jurisdictions, such as Pasadena (to the west) and El Monte (to the south); as shown in Table 1: 

Population Growth (2010 ς 2045). In addition to the data shown in Table 1, the California 

Department of Finance (DOF) estimated the total population for Arcadia to be approximately 

57,660 persons in 2020.4 ¢ƘŜǊŜŦƻǊŜΣ ŦǊƻƳ нлмл ǘƻ нлнлΣ ǘƘŜ /ƛǘȅΩǎ ǇƻǇǳƭŀǘƛƻƴ ƛƴŎǊŜŀǎŜŘ ōȅ 

approximately 2.58 percent (or 1,456 persons). The Southern California Association of 

Governments (SCAG) compiled a Regional Growth Forecast using data and direction from 

multiple state entities to produce socio-economic estimates and projections at multiple 

ƎŜƻƎǊŀǇƘƛŎ ƭŜǾŜƭǎ ŀƴŘ ƛƴ ƳǳƭǘƛǇƭŜ ȅŜŀǊǎΦ ¢ƘŜ {/!DΩǎ нлнл-2045 Regional Transportation Plan and 

Sustainable Communities (RTP/SCS) projected ArcaŘƛŀΩǎ ǇƻǇǳƭŀǘƛƻƴ ǘƻ ōŜ снΣнлл ǇŜǊǎƻƴǎ ōȅ 

2045.5 Therefore, from 2020 to 2045, the City is expected to see an increase in population of 7.58 

ǇŜǊŎŜƴǘ όƻǊ пΣоул ǇŜǊǎƻƴǎύΣ ǎƛƳƛƭŀǊ ǘƻ ǘƘŜ /ƛǘȅ ƻŦ tŀǎŀŘŜƴŀΩǎ ǇǊƻƧŜŎǘŜŘ ƛƴŎǊŜŀǎŜΣ ōǳǘ ƭŜǎǎ than 

Cities of Monrovia and El Monte. Table 1 shows the projected growth for Arcadia, the Cities of 

Monrovia, Pasadena, and El Monte, and the County of Los Angeles.  

Table 1: Population Growth (2010 ς 2045) 

Jurisdictions 

 Population Percent Change 

2010 
Actual1 

2020 
Estimate2 

2045 
Projected3 2010-2020 2020-2045 

Monrovia 36,590 37,964 42,100 3.76% 10.90% 

Pasadena 137,122 145,061 155,500 5.79% 7.20% 

Arcadia 56,364 57,820 62,200 2.58% 7.58% 

El Monte 113,475 116,876 137,500 3.00% 17.65% 

Los Angeles County 9,818,605 10,135,614 11,674,000 3.23% 15.18% 
Sources:  
1 U.S. Census Bureau, 2010 Census of Population and Housing 
2 DOF E-5 City/County Population and Housing Estimates 1/1/2020. 
3 SCAG Connect SoCal 2020-2045 Demographics and Growth Forecast (September 3, 2020). 

Housing  

In 2020, the California Department of Finance (DOF) estimated a total of 21,237 housing units in 

ǘƘŜ /ƛǘȅΦ !ŎŎƻǊŘƛƴƎ ǘƻ ǘƘŜ 5hCΣ ǘƘŜ /ƛǘȅΩǎ ƘƻǳǎƛƴƎ ǎǘƻŎƪ ƛƴŎǊŜŀǎŜŘ ōȅ нΦсс ǇŜǊŎŜƴǘ όррм ƘƻǳǎƛƴƎ 

units) between 2010 and 2020. Single-family detached housing units were the most common 

 
4  California Department of Finance. E-5 City/County Population and Housing Estimates with 2010 Census Benchmark, 1/1/2020. Available at 

https://dof.ca.gov/Forecasting/Demographics/Estimates/e-5/. Accessed on October 17, 2021. 
5  Southern California Association of Governments (SCAG). Retrieved from 2016-2040 RTP/SCS Final Growth Forecast by Jurisdiction. Accessed 

on October 6, 2021. 

https://dof.ca.gov/Forecasting/Demographics/Estimates/e-5/
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housing type in Arcadia in 2020, comprising approximately 70.34 percent (or 14,939 units). 

Table 2: Housing Units (2010-2020) shows the increase in the number of housing unit 

comparison between the City of Arcadia and neighboring Cities of Monrovia, Pasadena, and El 

Monte, and the County of Los Angeles. Arcadia experienced a smaller increase when compared 

to Monrovia, Pasadena, and the County. However, the City had a higher increase in the number 

of housing units when compared to the City of El Monte. 

Table 2: Housing Units (2010-2020) 

Jurisdictions 
Housing Units Percent Change 

2010 2020 Estimate 2010-2020 

Monrovia 14,473 15,084 4.22% 

Pasadena 59,551 62,753 5.38% 

Arcadia 20,686 21,237 2.66% 

El Monte 29,069 29,588 1.79% 

Los Angeles County 3,443,087 3,590,574 4.28% 

Source: Department of Finance. May 2021. E-5 Population and Housing Estimates for Cities, Counties, and the State, 2011-2021 with 2010 
Census Benchmark. https://www.dof.ca.gov/forecasting/demographics/estimates/e-5/. 

Candidate Housing Sites 

Every eight (8) years, SCAG prepares and designates Regional Housing Needs Allocation (RHNA) 

for each local jurisdiction. For the 2021-2029 planning period, Arcadia is required to meet the 

RHNA number of 3,214 housing units. The Housing Element is required to identify potential 

ŎŀƴŘƛŘŀǘŜ ƘƻǳǎƛƴƎ ǎƛǘŜǎ ōȅ ƛƴŎƻƳŜ ŎŀǘŜƎƻǊȅ ǘƻ ƳŜŜǘ ǘƘŜ /ƛǘȅΩǎ wIb! !ƭƭƻŎŀǘƛƻƴΦ ¢ƘŜ ǎƛǘŜǎ 

identified within the Housing Element represŜƴǘ ǘƘŜ /ƛǘȅΩǎ Ǉƭŀƴ ŦƻǊ ƘƻǳǎƛƴƎ ŀǘ ǘƘŜ ŘŜǎƛƎƴŀǘŜŘ 

income levels within the 6th housing cycle planning period. The identified sites are either 

residentially zoned at a minimum of 30 dwelling units per acre (du/ac) or within areas of focus 

identified by the City with supporting strategies to stimulate future housing growth. 

To select the sites, the City evaluated candidate housing sites based on surrounding and existing 

on-site development to determine the extent to which on-site uses have the potential to 

redevelop within the planning period (2021-2029). The City identified 751 parcels within a variety 

of different residentially and non-residentially zoned areas. These 751 parcels have the capacity 

to accommodate up to approximated 7,222 total housing units, which includes 1,087 units under 

pipeline projects, 1,091 units within existing residentially zoned land, 385 projected accessory 

dwelling units (ADUs), and 4,748 units under rezone strategies. The candidate housing site 

inventory in Appendix A provides a breakdown of these housing sites.  

General Plan 

The Arcadia General Plan (Arcadia GP) and the Arcadia GP Environmental Impact Report 

(Arcadia GP EIR) were adopted and certified in November 2010. The Arcadia GP provides the 

/ƛǘȅΩǎ ƭƻƴƎ-range planning goals and policies for development within the City. The Arcadia GP is 

ǘƘŜ /ƛǘȅΩǎ Ǿƛǎƛƻƴ ŦƻǊ ƎǊƻǿǘƘ ǘƻ нлорΦ !ǊŎŀŘƛŀ Dt /ƘŀǇǘŜǊǎ н ǘƘǊƻǳƎƘ ф ƛƴŎƭǳŘŜ ǘƘŜ ƴŜŎŜǎǎŀǊȅ Dt 

elements: Land Use and Community Design, Economic Development, Circulation and 

https://www.dof.ca.gov/forecasting/demographics/estimates/e-5/
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Infrastructure, Housing, Resources Sustainability, Parks, Recreation, and Community Resources, 

Safety, and Noise.  

The Land Use and Community Design Element establishes land use designations for the City. The 

existing land use designations for the identified candidate housing sites are described in Table 3: 

Candidate Housing Sites - Existing General Plan Land Use Designations. 

Table 3: Candidate Housing Sites - Existing General Plan Land Use Designations 

Land Use Designation Description 

Commercial (C)  The Commercial designation with a 0.5 Floor Area Ratio (FAR) is intended to 
permit a wide range of commercial uses which serve both neighborhood and 
citywide markets. The designation allows a broad array of commercial 
enterprises, including restaurants, durable goods sales, food stores, lodging, 
professional offices, specialty shops, indoor and outdoor recreational facilities, 
and entertainment uses. Adjacent to Downtown, the Commercial designation is 
intended to encourage small-scale office and neighborhood-serving commercial 
uses that complement development in the Downtown Mixed-Use areas. While 
the land use designation provides the general parameters within which 
development must take place, the Zoning Code or other land use regulatory 
document specifies the type and intensity of uses that will be permitted in a 
given area. In the Downtown area, for example, where properties are designated 
Commercial, land use regulations might specify that restaurants and cafes are 
permitted, but secondhand stores are not. The Zoning Code and other regulatory 
documents also indicate permitted building height limits for specific properties. 
Maximum FAR ς 0.50 (0.30 FAR for Santa Anita Park) Higher intensity overlays 
are applied to portions of Downtown along Santa Anita Avenue, Colorado Place, 
and Huntington Drive (1.0 FAR). 
Building Height: up to 48 feet in the Downtown area (including Santa Anita 
Avenue, Colorado Place, and Huntington Drive); up to 40 feet for commercial 
uses outside of Downtown 

Commercial (C 1.0) The Commercial designation that allows mixed-use development with a density 
ƻŦ ул ŘǳκŀŎǊŜ ŀƴŘ ŀ мΦл CƭƻƻǊ !ǊŜŀ wŀǘƛƻ όC!wύ ƛǎ ǿƛǘƘƛƴ ǘƘŜ /ƛǘȅΩǎ 5ƻǿƴǘƻǿƴ ŀǊŜŀΦ 
This Commercial designation is intended to encourage a strong pedestrian-
oriented environment that provides a variety of retail and service uses, 
restaurants, and neighborhood-serving commercial uses that complement 
development in the Downtown Mixed-Use areas. In order to provide the 
residential population that is required to support the uses in the downtown and 
around the Metro Gold Line transit station, residential uses in a mixed-use 
development are permitted above ground floor commercial or adjacent to a 
commercial use. The Development Code and other regulatory documents also 
indicate permitted building height limits for specific properties. Maximum FAR ς 
1.0 (only commercial square footage is counted in calculation of FAR) Unit 
Density: Up to 80 du/ac - Maximum Height: Up to 60 feet 

Downtown Mixed Use (DMU) The Downtown Mixed-Use designation provides opportunities for 
complementary service and retail commercial businesses, professional offices, 
and residential uses to locate within the City's downtown. Downtown Mixed Use 
encourages the inclusion of a ground-floor, street-frontage commercial 
component, but is not required. Residential uses in a mixed-use development 
are permitted above ground floor commercial or adjacent to a commercial use. 
Mixed commercial/office and residential tenancies and standalone commercial 
or office uses are allowed. However, exclusively residential buildings are not 
allowed. Development approaches encourage shared use of parking areas and 
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Land Use Designation Description 
public open spaces, pedestrian travel ways, and interaction of uses within the 
district. Particular features that will define Downtown include public open space 
as an integral component of the Gold Line station, as well as any larger mixed-
use or commercial developments. Guided by the policies and vision of the 
General Plan, a specific plan or subsequent zoning changes for Downtown will 
contain detailed development standards, infrastructure requirements, land use 
regulations, and implementation measures for coordinated development. 
Maximum FAR: 1.0 (only commercial square footage is counted in calculation of 
FAR) Unit Density: Up to 80 du/ac - Maximum Height: up to 60 feet 

Mixed Use (MU) The Mixed-Use designation provides opportunities for commercial and 
residential mixed-use development that takes advantage of easy access to transit 
and proximity to employment centers, and that provide complementary mixes 
of uses that support and encourage pedestrian activity. Mixed-use districts 
support commercial uses that integrate well with residential activity without 
creating conflicts. Development approaches encourage shared use of parking 
areas and public open spaces, pedestrian movement, and interaction of uses 
within a mixed-use district. Design approaches should minimize or limit curb 
cuts/driveways at the front of the development when rear or side egress options 
are available. Residential uses in a mixed-use development are permitted above 
ground floor commercial or adjacent to a commercial use. Mixed 
commercial/office and residential tenancies and stand-alone commercial or 
office uses are allowed. However, exclusively residential buildings are not. 
Maximum FAR ς 1.0 (only commercial square footage is counted in calculation 
of FAR) Unit Density: 22 -30 du/ac - Maximum Height: up to 40 feet 

Medium Density Residential 
(MDR) 

The Medium Density Residential designation accommodates varied housing 
types and sizes within a suburban neighborhood context. Permitted residential 
uses include detached and attached residences with private and/or shared yards 
and open space areas. Other uses that may be appropriate, consistent with 
zoning regulations, include public and private schools, public parks, and other 
open space uses. 
Unit Density: 6 to 12 du/ac Typical Population Density: 17-35 persons per acre  

High Density Residential (HDR) The High-Density Residential designation accommodates higher-density 
attached housing types for both renter and owner households within a 
neighborhood context. Such housing types generally are located near transit 
stops, along arterials and transit corridors, and within easy walking distance of 
shops and services. Appropriate transition to adjacent lower-density 
neighborhoods is required through the use of yards, other open areas, and 
building heights. Other uses that may be appropriate, consistent with zoning 
regulations, include public and private schools, public parks, and other open 
space uses. Unit Density: 12 to 30 du/ac - Typical Population Density: 34-86 
persons per acre  

Commercial/ Light Industrial 
(C/LI) 

The Commercial/Light Industrial designation provides areas for a complementary 
mix of light manufacturing businesses, limited auto service and repair, and 
support office and retail uses. The designation recognizes the importance of 
small-scale industrial and quasi-industrial businesses for the community in terms 
of business start-ǳǇǎκŜƴǘǊŜǇǊŜƴŜǳǊǎƘƛǇΣ Ƨƻō ǇǊƻǾƛǎƛƻƴΣ ǊŜǎƛŘŜƴǘǎΩ ŀŎŎŜǎǎ ǘƻ 
needed goods and services, and revenue from point-of-sales operations. Such 
uses are low scale, with development and operating conditions built into the 
development to minimize impact on surrounding uses. Permitted retail uses are 
limited to those that support the industrial businesses. Larger-scale commercial 
uses will be considered on a case-by-case basis in the Lower Azusa Road 
Reclamation area. Maximum FAR: 0.50  
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Land Use Designation Description 
Open Space ς Outdoor 
Recreation (OS-OR) 

The Open SpaceςOutdoor Recreation designation encompasses all City, county, 
state, and federal parks and associated facilities, including private facilities on 
leased public lands. The designation identifies public lands intended to be used 
for active and passive recreational activities, such as parks, golf courses, trails, 
and the Arboretum. Public lands used as detention basins may also be designated 
Open Space ς Outdoor Recreation when co-located with active recreational uses 
or when open spaces serve two uses, such as a sports field and a detention basin. 
Maximum FAR: N/A  

Source: City of Arcadia. (2010). City of Arcadia General Plan. Chapter 2: Land Use and Community Design Element. Retrieved from: 
https://www.arcadiaca.gov/Shape%20Arcadia/Development%20Services/general%20plan/Land%20Use%20Element%20Update%20Final.pdf. 
Accessed on October 15, 2021. 

Zoning 

¢ƘŜ /ƛǘȅΩǎ Zoning Code/Development Code (Arcadia DC) can be found in City of Arcadia Municipal 

/ƻŘŜ ό!ǊŎŀŘƛŀ a/ύ !ǊǘƛŎƭŜ L· /ƘŀǇǘŜǊ мΦ ¢ƘŜ !ǊŎŀŘƛŀ 5/Ωǎ ƛƴǘŜƴǘ ƛǎ ǘƻ ǊŜƎǳƭŀǘŜ ǘƘŜ ǳǎŜ ŀƴŘ 

development of land within the City, consistent with the Arcadia GP.6 The existing zoning for each 

of the candidate housing sites is specified in Appendix A and each zone is described below in 

Table 4: Existing Zoning. 

Table 4: Candidate Housing Sites - Existing Zoning 

Zone Description 

Commercial Manufacturing (C-M) The C-M zone is intended to provide areas for a complementary mix of 
light manufacturing businesses, minor vehicle service and repairs, and 
support office and retail uses. A wide range of small-scale industrial and 
quasi-industrial uses with minimal impact to surrounding uses are 
appropriate. Retail uses are limited to business services, food service, 
and convenience goods for those who work in the area. Residential uses 
are not permitted in this zone. This zone implements the General Plan 
Commercial/Light Industrial designation. 

Downtown Mixed Use (DMU) The Downtown Mixed-Use zone is intended to provide opportunities for 
complementary service and retail commercial businesses, professional 
ƻŦŦƛŎŜǎΣ ŀƴŘ ǊŜǎƛŘŜƴǘƛŀƭ ǳǎŜǎ ƭƻŎŀǘŜŘ ǿƛǘƘƛƴ ǘƘŜ /ƛǘȅΩǎ ŘƻǿƴǘƻǿƴΦ ! ǿƛŘŜ 
range of commercial and residential uses are appropriate, oriented 
towards pedestrians to encourage shared use of parking, public open 
space, and interaction of uses within the zone. Residential uses are 
permitted above ground floor commercial or adjacent to a commercial 
development. Both uses must be located on the same lot or on the same 
project site, and exclusive residential structures are not allowed. This 
zone implements the General Plan Downtown Mixed-Use designation. 

General Commercial (C-G) The C-G zone is intended to provide areas for retail and service uses, 
offices, restaurants, public uses, and similar and compatible uses. This 
zone implements the General Plan Commercial designation. 

Specific Plan-Arroyo Pacific (SP-AP) The purpose of the Arroyo Pacific Academy Specific Plan is to create an 
educational campus that is pedestrian-oriented and integrated with the 
surrounding area. More specifically, the Specific Plan creates a zone for 
a high school use on N. Santa Anita Avenue at the edge of Downtown 
Arcadia. 

 
6  City of Arcadia. Municipal Code Article IX Chapter 1 ς Development Code. Available at 

https://library.municode.com/ca/arcadia/codes/code_of_ordinances?nodeId=ARTIXDIUSLA_CH1DECO_DIV1ENAPEN_S9101.01PUAPDECOAc
cessed on October 15, 2021. 

https://www.arcadiaca.gov/Shape%20Arcadia/Development%20Services/general%20plan/Land%20Use%20Element%20Update%20Final.pdf
https://library.municode.com/ca/arcadia/codes/code_of_ordinances?nodeId=ARTIXDIUSLA_CH1DECO_DIV1ENAPEN_S9101.01PUAPDECO
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Zone Description 

Commercial Business District (CBD) 

The Commercial Business District zone is intended to promote a strong 
pedestrian-oriented environment and to serve community and regional 
needs for retail and service uses, professional offices, restaurants, public 
uses, and other similar and compatible uses. Residential uses are 
permitted above ground floor commercial or adjacent to a commercial 
development. Both uses must be located on the same lot or on the same 
project site. This zone implements the General Plan Commercial 
designation. 

Medium Density Residential (R-2) 

The R-2 zone is intended to provide areas for a variety of dwelling types 
and accessory uses compatible with the residential use of the zone. 
Types of dwelling units include attached or detached single- unit and 
multi-unit homes and duplexes at a density of six to 12 dwelling units per 
acre. This zone implements is the General Plan Medium Density 
Residential designation. 

High Density Residential Zone (R-3) 

The R-3 zone is intended to provide areas for a variety of medium- to 
high-density residential development and accessory uses compatible 
with the residential use of the zone. Types of dwelling units include single 
unit attached, townhomes, condominiums, and apartment structures at 
a density of 12 to 30 units per acre. This zone implements the General 
Plan High Density Residential designation. 

Mixed Use (MU) 

The Mixed-Use zone is intended to provide opportunities for commercial 
and residential mixed-use development that takes advantage of easy 
access to transit and proximity to employment centers and encourages 
pedestrian activity. A wide range of integrated commercial and 
residential uses are appropriate. Residential uses are permitted above 
ground floor commercial or adjacent to a commercial development. Both 
uses must be located on the same lot or on the same project site, and 
exclusive residential structures are not allowed. This zone implements 
the General Plan Mixed Use designation. 

Professional Commercial (C-O) 

The C-O zone is intended to provide sites for development as 
administrative, financial, business, professional, medical and 
governmental offices. This zone implements the General Plan 
Commercial designation. 

Open Space ς Outdoor Recreation 
(OS-OR) 

The OS-OR zone is intended to provide areas to be used for active and 
passive recreational activities, such as parks, golf courses, trails, and the 
Los Angeles County Arboretum. This zone implements the General Plan 
Open Space-Outdoor Recreation designation. 

Source: City of Arcadia. (2016). City of Arcadia Development Code Title IX, Division 2. Available at 
https://www.arcadiaca.gov/Shape%20Arcadia/Development%20Services/development%20code/2021%20Update/Arcadia%20DevCode%20
-%20Division%202%20Zones,%20Uses,%20and%20Standards%20-TA%207-19-2021.pdf. Accessed on October 15, 2021. 

2.3 Background 

State Policy and Authorization 

California State Housing Element Law (California Government Code Article 10.6), enacted in 1969, 

establishes the requirements for Housing Elements. California Government Code (CGC) §65583 

requires that local governments review and revise the Housing Element of their comprehensive 

General Plans not less than once every eight years. Additionally, the California Legislature 

identifies overall housing goals for the state to ensure every resident has access to housing and 

a suitable living environment.  
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Housing Element  

Through the Housing Element, all California jurisdictions (cities and counties) are mandated to 

adequately plan to meet the housing needs of everyone in the community, regardless of 

economic status.7 State law requires each city and county ǘƻ ŀŘƻǇǘ ŀ DŜƴŜǊŀƭ tƭŀƴ ŀǎ ŀ άōƭǳŜǇǊƛƴǘέ 

for its physical development. A General Plan is a key tool that addresses a variety of subject areas 

and expresses the community's development goals related to the jurisdictiƻƴΩǎ ŦǳǘǳǊŜ ƭŀƴŘ ǳǎŜǎΦ 

The Housing Element, one of seven State-mandated General Plan elements (i.e., Land Use, 

Housing, Circulation, Noise, Safety, Open Space, and Conservation), is prepared according to CGC 

§65583 requirements. California Government Code §65583 sets forth the specific content 

reǉǳƛǊŜƳŜƴǘǎ ƻŦ ŀ ƧǳǊƛǎŘƛŎǘƛƻƴΩǎ ƘƻǳǎƛƴƎ ŜƭŜƳŜƴǘΦ LƴŎƭǳŘŜŘ ƛƴ ǘƘŜǎŜ ǊŜǉǳƛǊŜƳŜƴǘǎ ŀǊŜ ƻōƭƛƎŀǘƛƻƴǎ 

ƻƴ ǘƘŜ ǇŀǊǘ ƻŦ ƭƻŎŀƭ ƧǳǊƛǎŘƛŎǘƛƻƴǎ ǘƻ ǇǊƻǾƛŘŜ ǘƘŜƛǊ άŦŀƛǊ ǎƘŀǊŜέ ƻŦ ǊŜƎƛƻƴŀƭ ƘƻǳǎƛƴƎ ƴŜŜŘǎΦ 

¢ƘŜ /ƛǘȅΩǎ IƻǳǎƛƴƎ 9ƭŜƳŜƴǘ ƛs designated as Arcadia GP Chapter 5. ArcŀŘƛŀΩǎ IƻǳǎƛƴƎ 9ƭŜƳŜƴǘ 

was last adopted in 2013 for the 5th Cycle Update ς 2013-2021 planning period. The City of 

Arcadia 6th Cycle Housing Element Update 2021-2029 (HEU or Project) is a comprehensive 

update to the 5th Cycle Update. The HEU is part of a new update cycle for jurisdictions within the 

{/!D ǊŜƎƛƻƴ ǘƻ ŀƭƭƻǿ ŦƻǊ ǎȅƴŎƘǊƻƴƛȊŀǘƛƻƴ ǿƛǘƘ {/!DΩǎ wŜƎƛƻƴŀƭ ¢ǊŀƴǎǇƻǊǘŀǘƛƻƴ tƭŀƴκ{ǳǎǘŀƛƴŀōƭŜ 

Communities Strategy (RTP/SCS). The Housing Element sets forth an eight (8) -year strategy to 

ŀŘŘǊŜǎǎ ǘƘŜ /ƛǘȅΩǎ ƛŘŜƴǘified housing needs, including specific implementing programs and 

activities. Some amendments have been made to Housing Element law since adoption of the 

/ƛǘȅΩǎ рǘƘ /ȅŎƭŜ IƻǳǎƛƴƎ 9ƭŜƳŜƴǘ нлмо-2021. These new statutory provisions change the Housing 

9ƭŜƳŜƴǘΩs analysis reporting and policy requirements. The Project complies with these 

amendments to state housing law and all other federal, state, and local requirements. 

Household Income 

The California State Department of Housing and Community Development (HCD) has identified 

ǘƘŜ ŦƻƭƭƻǿƛƴƎ ƛƴŎƻƳŜ ŎŀǘŜƎƻǊƛŜǎ ōŀǎŜŘ ƻƴ ǘƘŜ /ƻǳƴǘȅ ƻŦ [ƻǎ !ƴƎŜƭŜǎΩ !ǊŜŀ aŜŘƛŀƴ LƴŎƻƳŜ ό!aLύΥ 

¶ Extremely Low-income: households earning up to 30 percent of the AMI 

¶ Very Low-income: households earning between 31 and 50 percent of the AMI 

¶ Low-income: households earning between 51 percent and 80 percent of the AMI 

¶ Moderate Income: households earning between 81 percent and 120 percent of the AMI 

¶ Above Moderate Income: households earning over 120 percent of the AMI 

Lower income groups refer to extremely low, very low, and low-ƛƴŎƻƳŜ ƎǊƻǳǇǎΦ !ǊŎŀŘƛŀΩǎ 

household income characteristics can help identify housing types that would be affordable to the 

/ƛǘȅΩǎ ǇƻǇǳƭŀǘƛƻƴΦ LƴŎƻƳŜ ŎƘŀǊŀŎǘŜǊƛǎǘƛŎǎ ŀǎǎƛǎǘ ƛƴ ŘŜǘŜǊƳƛƴƛƴƎ what housing types and 

 
7  California Department of Housing and Community Development (HCD). Available at https://www.hcd.ca.gov/community-

development/housing-element/index.shtml. Accessed on October 6, 2021. 

https://www.hcd.ca.gov/community-development/housing-element/index.shtml
https://www.hcd.ca.gov/community-development/housing-element/index.shtml
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characteristics arŜ ǊŜǉǳƛǊŜŘ ǘƻ ƳŜŜǘ ǘƘŜ ǇƻǇǳƭŀǘƛƻƴΩǎ ƴŜŜŘǎΦ Table 5: Households by Income 

Category in Arcadia ǎƘƻǿǎ ǘƘŀǘ ƭƻǿŜǊ ƛƴŎƻƳŜ ŎŀǘŜƎƻǊƛŜǎ ǊŜǇǊŜǎŜƴǘ нуΦтп ǇŜǊŎŜƴǘ ƻŦ !ǊŎŀŘƛŀΩǎ 

households, while moderate to above moderate-income households represent 71.26 percent.  

Table 5: Households by Income Category in Arcadia 

Income Category (Percent of County MFI) Households Percent 

Extremely Low (30% AMI or less) 2,515 8.48% 

Very Low (31 to 50% AMI) 2,115 7.63% 

Low (51 to 80% AMI) 2,455 12.63% 

Moderate or Above (over 80% AMI) 14,245 71.26% 

Total 19,990 100.0% 
Source: Department of Housing and Urban Development (HUD) Comprehensive Housing Affordability Strategy (CHAS), 2013-2017. 

 

Regional Housing Needs Assessment 

As previously noted, CGC §65583 sets forth the specific contŜƴǘ ǊŜǉǳƛǊŜƳŜƴǘǎ ƻŦ ŀ ƧǳǊƛǎŘƛŎǘƛƻƴΩǎ 

housing element. Included in these requirements are obligations on the part of local jurisdictions 

ǘƻ ǇǊƻǾƛŘŜ ǘƘŜƛǊ άŦŀƛǊ ǎƘŀǊŜέ ƻŦ ǊŜƎƛƻƴŀƭ ƘƻǳǎƛƴƎ ƴŜŜŘǎΦ [ƻŎal governments and Councils of 

Governments (COGs) are required to determine existing and future housing need and the 

allocation of this need must be approved by HCD.  

The City is a member agency of SCAG, who is responsible for preparing the Regional Housing 

Needs Assessment (RHNA) for all jurisdictions within the SCAG region and therefore acts as the 

COG for San Bernardino County in this case. The RHNA is mandated by State Housing Law as part 

of the periodic process of updating local General Plan Housing Elements.8 It quantifies the 

housing need within each jurisdiction for all economic segments of the community (known as 

RHNA allocation plan) in four (4) income categories: very low, low, moderate, and above 

moderate.  

Per CGC §65584(d), the RHNA allocation plan determines existing and projected housing need 

with the following objectives: 

¶ Increasing the housing supply and the mix of housing types, tenure, and affordability in 

all cities and counties within the region in an equitable manner, which shall result in each 

jurisdiction receiving an allocation of units for low- and very low-income households. 

¶ Promoting infill development and socioeconomic equity, the protection of environmental 

and agricultural resources, the encouragement of efficient development patterns, and 

ǘƘŜ ŀŎƘƛŜǾŜƳŜƴǘ ƻŦ ǘƘŜ ǊŜƎƛƻƴΩǎ ƎǊŜŜƴƘƻǳǎŜ Ǝŀǎ Ǌeductions targets provided by the State 

Air Resources Board pursuant to CGC §65080. 

 
8  Southern California Association of Governments (SCAG). What is RHNA? Available at https://scag.ca.gov/rhna. Accessed on August 10, 2021 

https://scag.ca.gov/rhna
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¶ Promoting an improved intraregional relationship between jobs and housing, including 

an improved balance between the number of low-wage jobs and the number of housing 

units affordable to low-wage workers in each jurisdiction. 

¶ Allocating a lower proportion of housing need to an income category when a jurisdiction 

already has a disproportionately high share of households in that income category, as 

compared to the countywide distribution of households in that category from the most 

recent American Community Survey. 

¶ Affirmatively furthering fair housing. 

Each jurisdiction must demonstrate within its Housing Element that it can accommodate its RHNA 

allocation at all income levelsΦ ¢ƘŜ /ŀƭƛŦƻǊƴƛŀ 5ŜǇŀǊǘƳŜƴǘ ƻŦ CƛƴŀƴŎŜ ό5hCύΩǎ ǇƻǇǳƭŀǘƛƻƴ 

estimates and RHNA are also used for regional transportation planning purposes. Senate Bill (SB) 

отр ƛƴǘŜƎǊŀǘŜǎ wIb! ǿƛǘƘ {/!DΩǎ wŜgional Transportation Plan (RTP) and Sustainable 

Communities Strategy (SCS). In the past, the RHNA was undertaken independently from the RTP. 

However, in 2008, the California Legislature passed SB 375 as the land use and transportation 

planning component oŦ ǘƘŜ {ǘŀǘŜΩǎ ŜŦŦƻǊǘ ǘƻ ǊŜŘǳŎŜ ǾŜƘƛŎƭŜ ƳƛƭŜǎ ǘǊŀǾŜƭŜŘ ό±a¢ύ ǘƻ ŀŎƘƛeve the 

Global Warming Solutions Act of 2006 (Assembly Bill [AB] 32) GHG emission reduction. The law 

recognizes the importance of planning for housing and land use in creating sustainable 

communities where residents of all income levels have access to jobs, services, and housing by 

using transit, walking, or bicycling.  

In addition, SB 166 ensures that jurisdictions at all times have sites available and identified in 

their Housing Elements to meet their RHNA allocation if unmet. In the event that at any time 

during the 6th Cycle planning period, the City does not have sufficient sites to meet their RHNA 

need, the City will be required to take remedial action by identifying and if necessary, rezoning, 

alternative sites to replace the ones not developed at the affordability or densities projected in 

the candidate housing sites inventory so that there is no net loss of residential unit capacity. 

RHNA Allocation 

As previously mentioned, RHNA allocates housing need based on future estimates of housing unit 

growth need over the RHNA planning period (2021-2029). The RHNA allocation plan identifies 

the projected number of housing units that will be needed to accommodate estimated future 

growth need during the planning period at specified levels of affordability. 

On March 4, 2021, SCAG adopted the final RHNA allocations and distributed the RHNA allocation 

to all local jurisdictions. Table 6: City of Arcadia 2021-2029 RHNA Allocation provides the final 

wIb! ŀƭƭƻŎŀǘƛƻƴ ǘƻ ǘƘŜ /ƛǘȅΦ ¢ƘŜ /ƛǘȅΩǎ ǇǊƻƧŜŎǘŜŘ ƘƻǳǎƛƴƎ ƴŜŜŘ ŦƻǊ ǘƘe 6th Cycle planning period 

is 3,214 housing units, including 1,102 very low-income units and 570 low-income units. 
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Table 6: City of Arcadia 2021-2029 RHNA Allocation 

Income Level % of Average Median Income (AMI) RHNA Allocation (Housing Units) 

Very Low Income  <50% 1,102 

Low-income  50-80% 570 

Moderate Income  80-120% 605 

Above Moderate Income  >120% 937 

Total 3,214 

Source: SCAG, 2021 

In accordance with State Housing law, local governments must be accountable for ensuring that 

projected housing needs can be fully accommodated at all times during the Housing Element 

planning period. The HEU provides a framework for evaluating the adequacy of local zoning and 

regulatory actions to ensure each local government is providing sufficient appropriately 

designated land throughout the planning period. The Housing Element must identify and analyze 

ǘƘŜ /ƛǘȅΩǎ ƘƻǳǎƛƴƎ ƴŜŜŘǎ ŀƴŘ ŜǎǘŀōƭƛǎƘ ǊŜŀǎƻƴŀōƭŜ ƎƻŀƭǎΣ ƻōƧŜŎǘƛǾŜǎΣ ŀnd policies based on those 

needs. The HEU must also identify candidate housing sites with the potential to accommodate 

ƘƻǳǎƛƴƎ ŀǘ ƘƛƎƘŜǊ ŘŜƴǎƛǘƛŜǎ ǘƻ ƳŜŜǘ ǘƘŜ /ƛǘȅΩǎ ŀǎǎƛƎƴŜŘ ƭƻǿ-income RHNA (extremely low, very 

low and low-income) category need. 

2.4 Project Characteristics 

Housing Element Overview and Organization 

The City of Arcadia is proposing the 6th Cycle Housing Element (2021ς2029 planning period) as a 

ŎƻƳǇǊŜƘŜƴǎƛǾŜ ǳǇŘŀǘŜ ǘƻ ǘƘŜ /ƛǘȅΩǎ рth Cycle (2013-нлнмύ IƻǳǎƛƴƎ 9ƭŜƳŜƴǘΦ ¢ƘŜ /ƛǘȅΩǎ Ǝƻŀƭ ŦƻǊ 

the HEU Project is to achieve HCD certification of its 6th Cycle Housing Element. The Housing 

Element ƛƴŎƭǳŘŜǎ ǘƘŜ /ƛǘȅΩǎ IƻǳǎƛƴƎ tƻƭƛŎȅ Plan in Chapter 10 of the Arcadia GP, which addresses 

ǘƘŜ /ƛǘȅΩǎ ƛŘŜƴǘƛŦƛŜŘ ƘƻǳǎƛƴƎ ƴŜŜŘǎΣ ŀƴŘ ƛƴŎƭǳŘŜǎ ƎƻŀƭǎΣ ǇƻƭƛŎƛŜǎΣ ŀƴŘ ǇǊƻgrams concerning 

housing and housing-ǊŜƭŀǘŜŘ ǎŜǊǾƛŎŜǎΣ ŀƴŘ ǘƘŜ /ƛǘȅΩǎ ŀǇǇǊƻŀŎƘ ǘƻ ŀŘŘǊŜǎǎƛƴƎ its share of the 

regional housing need.  

¢ƘŜ /ƛǘȅΩǎ сth Cycle Housing Element (2021-2029) has been prepared in compliance with State 

Housing Element law, contains the following components: 

¶ City of Arcadia General Plan Chapter 5: Housing Element 

¶ City of Arcadia General Plan Chapter 10: Implementation Plan 

¶ Technical Background Report: 

o Section 1: Introduction Ŏƻƴǘŀƛƴǎ ŀ ǎǳƳƳŀǊȅ ƻŦ ǘƘŜ IƻǳǎƛƴƎ 9ƭŜƳŜƴǘΩǎ ŎƻƴǘŜƴǘΣ 

organization, and statutory considerations; 
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o Section 2: City of Arcadia Community Profile contains anŀƭȅǎƛǎ ƻŦ ǘƘŜ /ƛǘȅΩǎ 

population, household and employment base, and the characteristics of the 

housing stock; 

o Section 3: Housing Constraints, Resources, and Affirmatively Furthering Fair 

Housing (AFFH) examines governmental and non-governmental constraints on 

housing production, maintenance, and affordability and summarizes housing 

resources, including identification of housing sites, and funding and financial 

considerations 

o Section 4: Review of Past Performance ǊŜǾƛŜǿǎ ŀƴŘ ŜǾŀƭǳŀǘƛƻƴǎ ǘƘŜ /ƛǘȅΩǎ ƘƻǳǎƛƴƎ 

project and program performance from the 5th Cycle (2013-2020 Planning Period).  

o Appendices: 

Á Appendix A: Adequate Sites 

Á Appendix B: Community Engagement Summary 

Á Appendix C: Glossary of Housing Terms 

Candidate Housing Sites Inventory 

To demonstrate the availability of sites, the City completed a land inventory that identifies 

potential candidate housing sites with capacity to accommodate the 2021-2029 RHNA allocation. 

¢ƘŜǎŜ ǎƛǘŜǎ ǊŜǇǊŜǎŜƴǘ ǘƘŜ /ƛǘȅΩǎ Ǉƭŀƴ ŦƻǊ ƘƻǳǎƛƴƎ ŀǘ ǘƘŜ ŘŜǎƛƎƴŀǘŜŘ ƛƴŎƻƳŜ ƭŜǾŜƭǎ ǿƛǘƘƛƴ ǘƘŜ 6th 

housing cycle planning period (2021 ς 2029) and are either residentially zoned at a minimum of 

30 du/ac or are within areas of focus identified by the City with supporting strategies to stimulate 

future housing growth. It should be noted that while all the candidate sites were found to be 

suitable for future housing development, the HEU does not necessitate or directly propose the 

full development of the identified candidate sites, especially those beyond the established RHNA 

allocation for the City. 

Through the analysis of existing residentially zoned sites and non-residentially zoned sites, the 

City has identified the following categories of properties to accommodate the 6th Cycle RHNA: 

¶ 23 existing residentially zoned parcels at their existing densities 

¶ 30 parcels as part of the Downtown Mixed Use expansion strategy 

¶ 75 parcels as part of the Downtown Mixed Use residential flex overlay implementation 

strategy 

¶ 106 parcels as part of the Mixed Use Upzone strategy 

¶ 31 parcels as part of the Las Tunas Residential flex overlay implementation strategy 

¶ 26 parcels as part of the Live Oak residential flex overlay implementation strategy 
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¶ 76 parcels as part of the C-G residential flex overlay implementation strategy 

¶ 355 parcels as part of the High Density Residential (R-3) Upzone strategy 

¶ The Arcadia Golf Course site 

The City has identified a total of 751 parcels within a variety of different residentially and non-

residentially zoned areas that have the capacity to accommodate up to approximately 7,222 total 

housing units. Appendix A provides a comprehensive inventory of the candidate housing sites. 

Each site is identified by assessor parcel number (APN) and a unique identifier. Table 7: Summary 

of RHNA Status and Sites Inventory identifies the CityΩǎ нлнм-2029 RHNA by income category 

that meet the RHNA allocation.  

Table 7: Summary of RHNA Status and Sites Inventory (Housing Units) 

 
Very Low 
Income 

Low Income 
Moderate 
Income* 

Above 
Moderate 
Income 

Total 

RHNA (2021-2029)  
1,102  570  

605  937  3,214  
1,672 

Unit Capacity on Site Inventory  

Pipeline Projects  26 80 981 1,087 

Existing Residentially Zoned 
Land  

277 112 702 1,091 

Accessory Dwelling Unit 
Projection  

202 6 88 296 

Total Existing Capacity  303 192 1,683 2,178 

Total Existing Capacity plus 
ADUs 

443 198 1,771 2,474 

Remaining Unmet RHNA  1,167 407 --  1,5741 

Focus Areas 

Downtown Mixed-Use  375 148 960 1,483 

Mixed-Use Upzone 124 51 302 477 

Live Oak Residential Flex 203 82 509 794 

C-G Residential Flex 252 100 640 992 

R-3 Upzone 213 84 513 810 

Arcadia Golf Course 48 72 72 192 

Total Potential Development 
Capacity with Focus Areas 

1,215 669 4,184 4,748 

Total Potential Development 
Capacity  

1,658 866 5,979 7,222 

Sites Surplus/Shortfall  48 130 3,830 +4,008 

Percentage Buffer  3% 22% 409% 125% 
1 The total remaining unmet RHNA is calculated from the remaining unmet Very Low, Low, and Moderate 
income units. Above Moderate Income inventory was not included in this calculation. 
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Table 7 demonstrates the capacity to accommodate up to a total of 7,222 candidate housing 

units through existing capacity, which includes 1,087 units under pipeline projects and 1,091 

units within existing residentially zoned land, 296 projected ADUs, and 4,748 units within Focus 

Areas. Exhibit 3 depicts the candidate housing sites identified for future housing development, 

as facilitated by Project implementation. The City has identified candidate sites that yield 7,222 

potential housing units within the City, which exceed the total required RHNA growth need of 

3,214 housing units and results in a surplus of 4,008 housing units or 125 percent. 

Projects in the Pipeline 

The City has identified a number of projects currently in, or that have completed the entitlement 

process. These projects are likely to be developed and/or first occupied during the planning 

period and count as credit towards the 2021-2029 RHNA allocation. As shown in Table 7, the City 

has currently identified 28 parcels with a planned development of 1,087 units, 26 of 1,087 units 

will be affordable to Low and Very Low-income households. 

Redevelopment of Nonvacant Sites for Residential Use 

The City of Arcadia does not have sufficient vacant land available to accommodate 50 percent of 

the low/very-low income RHNA. To accommodate the need at all income levels, the City has 

analyzed sites that currently permit residential development. As part of the candidate housing 

sites analysis, the City has evaluated recent projects that have redeveloped on non-vacant sites 

to include residential units. The City has also conducted a parcel specific analysis of existing uses 

for each of the identified sites. This analysis is based on existing use data and other information 

that can be found through online research. As part of the site selection process, the City identified 

23 parcels to accommodate a total of 1,091 units, 277 of 1,091 units can accommodate Low and 

Very Low-income households. 

Accessory Dwelling Units 

Accessory dwelling units (ADUs) are housing units which may be developed in addition to an 

existing single- or multi-family residential use. These housing units can be free-standing or 

attached to a primary structure and provide additional housing on an existing residential lot. 

Other ADUs provide housing for family members or are rented to members of the community. In 

accordance with State Law, ADUs are allowed in all zones that allow single dwelling unit or 

multiple dwelling unit development. Junior Accessory Dwelling Units (JADUs) are permitted only 

in single dwelling unit zones.  

The City of Arcadia has determined based on past performance that it is appropriate to anticipate 

the development of 296 accessory dwelling units from 2021 to 2029. To facilitate the 

development of ADUs available for lower income households, the City has developed relevant 

policies and programs as contained in Arcadia GP Chapter 10: Implementation Plan. The City has 

allocated 202 ADUs to Low- and Very-Low Income, 88 ADUs to Above Moderate Income, and six 
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ADUs to Moderate Income catŜƎƻǊƛŜǎΦ ¢ƻ ŀǎǎƛǎǘ ǘƘŜ /ƛǘȅΩǎ !5¦ ŘŜǾŜƭƻǇƳŜƴǘ ǇǊƻƧŜŎǘƛƻƴǎΣ !ǊŎŀŘƛŀ 

has included Housing Program 5-12, which explores actions the City will take to promote and 

monitor the development of ADUs during the planning period.  

Selection of Sites to Accommodate Remaining Need 

In addition to sites that can accommodate housing at their existing capacity, the City identified 

six (6) Focus Areas that would benefit from residential development to apply strategies such as 

upzoning and rezoning to achieve the remaining unmet RHNA. These six (6) Focus Areas are (1) 

Downtown Mixed-Use Expansion and Overlay, (2) Mixed-Use Upzone, (3) Live Oak Corridor, (4) 

C-G Residential Flex Overlay, (5) R-3 Upzone, and (6) Arcadia Golf Course. 

(a) Downtown Mixed-Use Expansion & Overlay 

The City has identified properties zoned as General Commercial and Commercial Manufacturing 

in and adjacent to Downtown Arcadia. These properties provide an opportunity to introduce high 

density residential flex overlays and Downtown Mixed-Use zoning that are compatible with 

adjacent Central Business District and Downtown Mixed-Use zoned parcels. The existing Central 

Business District and Downtown Mixed-Use zoned currently allow up to 80 units per acre in 

conjunction with a commercial development and other uses that will support residential 

development.  

These parcels were identified due to dilapidated commercial uses and at an assumed density of 

64 du/ac, the assumed capacity of these sites is projected at 1,480 units, 374 of which are 

projected to develop affordably for Low and Very Low-income households. Exhibit 4: Downtown 

Mixed-Use Expansion and Exhibit 5: Downtown Mixed-Use Overlay show the candidate housing 

sites identified within the Downtown Mixed-Use Focus Area which can help accommodate a 

ǇƻǊǘƛƻƴ ƻŦ ǘƘŜ /ƛǘȅΩǎ wIb! ŀƭƭƻŎŀǘƛƻƴΦ  

Mixed-Use Upzone 

The City has identified parcels in the Mixed-Use zone that have the potential to accommodate 

477 units of development at an assumed density of 50 du/acre, 124 of which are projected to 

develop affordably. Exhibit 6: Map of Site Inventory - Mixed Use Upzone (1) and Exhibit 7: Map 

of Site Inventory - Mixed Use Upzone (2) show the candidate housing sites identified within the 

Mixed-Use Focus Area. 

(b) Live Oak Corridor 

The City has identified the Live Oak Corridor as an opportunity to both increase density and 

introduce residential density on viable commercial properties. The adjacent Mixed-Use zoning 

and access to transit supports the increase of residential uses in the corridor. The City identified 

two opportunities based on adjacent use and densities to introduce Residential Flex Overlays on 
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commercial properties within the corridor. The two opportunity areas, referred to as Las Tunas 

Residential Flex Overlay and Live Oak Residential Flex Overlay, have the total capacity to 

accommodate up to 794 units, as shown on Exhibit 8: Map of Site Inventory ς (Live Oak Corridor) 

Residential Flex Overlay.  

(i) Las Tunas Residential Flex Overlay 

The City identified parcels west of Santa Anita Avenue, along Las Tunas suitable for higher density 

development. The identified parcels within the Las Tunas Residential Flex Overlay have the 

capacity to accommodate up to 609 units of development at an assumed density of 48 du/acre. 

(ii) Live Oak Residential Flex Overlay 

The City identified parcels east of Santa Anita Avenue, along Live Oak Avenue suitable for higher 

density development. The identified parcels within the Live Oak Residential Flex Overlay have the 

capacity to accommodate up to 118 units of development at an assumed density of 40 du/acre.  

(c) C-G Residential Flex Overlay 

The City has identified General Commercial zoned properties as a redevelopment opportunity 

where underutilized, smaller scale commercial development can transition to support residential 

development. The identified parcels have the capacity to accommodate 992 units of 

development at an assumed density of 24 du/acre, as shown on Exhibit 9: Map of Site Inventory 

ς C-G Residential Flex Overlay. An assumption of approximately 50% redevelopment has been 

applied considering development history, economic factors, and AFFH requirements. In addition, 

the 80% redevelopment limit would preserve commercial zoned parcels to maintain a 

commercial base throughout the City.  

(d) R-3 Upzone 

The R-3 Zone has been identified by the City as an area with the opportunity to support increased 

density that is compatible with adjacent higher density residential uses and other uses that 

support residential development. Higher density within this Focus Area can be expected to 

accommodate lower income units. The identified parcels within the Sites Inventory have the 

capacity to accommodate 810 units of development at an assumed density of 32 du/acre, as 

shown on Exhibit 10: Map of Site Inventory ς R-3 Upzone (1), Exhibit 11: Map of Site Inventory 

ς R-3 Upzone (2), and Exhibit 12: Map of Site Inventory ς R-3 Upzone (3). An assumption of 

approximately 25% redevelopment has been applied considering development history, economic 

factors, and AFFH requirements.  

Arcadia Golf Course 

The City has identified the Arcadia Golf Course as a site to accommodate residential units across 

all of the income categories. As shown on Exhibit 13: Map of Site Inventory ς Arcadia Golf 
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Course, the Arcadia Golf Course is approximately 25.86 acres in size and has the capacity to 

accommodate up to 192 units. However, future development of the Arcadia Golf Course may not 

generate the full 192 units due to the intention of retaining a portion of the site for open space 

and recreation uses.

(e) Goals and Policies 

As required by State Housing Element law, the proposed Project includes a Housing Plan to 

facilitate and encourage the provision of housing consistent with the RHNA. The plan would 

ƛƳǇƭŜƳŜƴǘ ǎǘǊŀǘŜƎƛŜǎ ŀƴŘ ǇǊƻƎǊŀƳǎ ƛƴǘŜƴŘŜŘ ǘƻ ŀŘŘǊŜǎǎ ǘƘŜ /ƛǘȅΩǎ Ƙousing needs and meet the 

/ƛǘȅΩǎ current housing goals, which are:  

Housing Goal #1: Preservation, conservation, and enhancement of existing housing stock and 

residential neighborhoods within Arcadia.  

Housing Goal #2: Provide suitable sites for housing development to accommodate a range of 

ƘƻǳǎƛƴƎ ŦƻǊ ǊŜǎƛŘŜƴǘƛŀƭ ǳǎŜ ǘƘŀǘ ƳŜŜǘ ǘƘŜ /ƛǘȅΩǎ wIb! ƎǊƻǿǘƘ ƴŜŜŘǎ ŦƻǊ ŀƭƭ ƛƴŎƻƳŜ ƭŜǾŜƭǎΦ 

Housing Goal #3: A range of housing choices for all social and economic segments of the 

community, including housing for persons with special needs. 

Housing Goal #4: Mitigated governmental and non-governmental constraints to housing 

production and affordability. 

Housing Goal #5Υ 9ǉǳƛǘŀōƭŜ ŀƴŘ ŦŀƛǊ ƘƻǳǎƛƴƎ ƻǇǇƻǊǘǳƴƛǘȅ ƛƴ ǘƘŜ /ƛǘȅΩǎ ƘƻǳǎƛƴƎ ƳŀǊƪŜǘΦ 

The goals listed above are described throughout the Arcadia GP Chapter 5: Housing Element with 

accompanying policies and programs to achieve them. The goals and policies are provided in their 

entirety in Plan to The Housing Element Update (see Appendix A).  

(f) Implementation Programs  

The Implementation Programs proposed to implement each goal and policy are included in their 

entirety in the Arcadia GP Chapter 10: Implementation Plan and Housing Element. 

Housing Program 5-1: Home Rehabilitation 

Housing Program 5-2: Code Enforcement 

Housing Program 5-3: Residential Design Guidelines 

Housing Program 5-4: Prevention of At-Risk Units 

Housing Program 5-5: Preservation of Middle-Income Housing through New Housing Authorities 

Housing Program 5-6: Residential Sites Inventory 

Housing Program 5-7: Establish and Overlay to Permit Residential  
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Housing Program 5-8: Expansion of the Downtown Mixed-Use Area to Permit Residential Use 

Housing Program 5-9: Expand and Update the Residential Flex Mixed Use Overly in the Live Oak 

Corridor 

Housing Program 5-10: Encourage Development of Housing Sites Listed in Inventory 

Housing Program 5-11: Housing Density Bonus 

Housing Program 5-12: ADU and JADU Incentive and Monitoring 

Housing Program 5-13: Candidate Sites Used in Prior Housing Element Planning Cycle 

Housing Program 5-14: Inclusionary Housing Policy 

Housing Program 5-15: Lot Consolidation Incentives 

Housing Program 5-16: Preservation of Rental Opportunities 

Housing Program 5-17: Public Information About Affordable Housing 

Housing Program 5-18: Emergency Shelters, Transitional, and Supportive Housing 

Housing Program 5-19: Participation in the San Gabriel Valley Housing Trust 

Housing Program 5-20: SB 35 Streamlining 

Housing Program 5-21: Section 8 Housing Choice Voucher Program 

Housing Program 5-22: Affordable Housing for Families and Persons with Special Needs 

Housing Program 5-23: Homeless Program Assistance 

Housing Program 5-24: Housing Sustainability 

Housing Program 5-25: Fair Housing 

Housing Program 5-26: Fair Housing Assistance 

Housing Program 5-27: Supportive Housing/Low Barrier Navigation Centers 

Housing Program 5-28: Water and Sewer Service Providers 

2.5 Development Capacity Projections for Future Site Development 

{ǘŀǘŜ /9v! DǳƛŘŜƭƛƴŜǎ Ϡ мротуόŀύ ŘŜŦƛƴŜǎ ŀ άǇǊƻƧŜŎǘέ ŀǎ άǘƘŜ ǿhole of an action, which has a 

potential for resulting in either a direct physical change in the environment, or a reasonably 

ŦƻǊŜǎŜŜŀōƭŜ ƛƴŘƛǊŜŎǘ ǇƘȅǎƛŎŀƭ ŎƘŀƴƎŜ ƛƴ ǘƘŜ ŜƴǾƛǊƻƴƳŜƴǘΦέ ¢ƘŜ ǇǊƻǇƻǎŜŘ I9¦ tǊƻƧŜŎǘ ŘƻŜǎ ƴƻǘ 

propose new residential or other development on the 751 candidate sites evaluated in this IS/ND; 

rather, it provides capacity for future development consistent with State law. Future 

development would occur on these sites in incremental phases over time depending upon 
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numerous factors such as market conditions, and economic and planning considerations, and at 

the indivƛŘǳŀƭ ǇǊƻǇŜǊǘȅ ƻǿƴŜǊǎΩ ŘƛǎŎǊŜǘƛƻƴΦ Additionally, future development facilitated by the 

proposed HEU Project would be required to undergo environmental review and evaluation under 

CEQA and other applicable federal, state and local regulations as each project is proposed. 

2.6 Project Approvals 

The City is the Lead Agency under CEQA and is responsible for reviewing, approving, and adopting 

this IS/ND. The City will consider the following discretionary approvals for the Project:  

¶ Adoption of the 6th Cycle Housing Element Update (2021-2029) 

¢ƘŜ tǊƻƧŜŎǘ ŀŘŘƛǘƛƻƴŀƭƭȅ ǊŜǉǳƛǊŜǎ ǘƘŜ ŦƻƭƭƻǿƛƴƎ ŀǇǇǊƻǾŀƭ ŦǊƻƳ I/5 ŦƻƭƭƻǿƛƴƎ ǘƘŜ /ƛǘȅΩǎ Ŧƛƴŀƭ 

adoption of the 2021-2029 Housing Element Update:  

¶ Review of the draft 2021-2029 Housing Element Update to determine compliance with 

state law and submittal of written findings to the City.  

No discretionary approvals from other agencies are required. 
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Exhibit 1: Regional Map 
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Exhibit 2: Vicinity Map 
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Exhibit 3: Map of Candidate Housing Sites 
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Exhibit 4: Map of Downtown Mixed-Use Expansion 
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Exhibit 5: Map of Downtown Mixed-Use Overlay 
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Exhibit 6: Map Site Inventory ς Mixed-Use Upzone (1) 

  





















































https://caltrans.maps.arcgis.com/apps/webappviewer/index.html?id=465dfd3d807c46cc8e8057116f1aacaa


















https://www.arcadiaca.gov/shape/development_services_department/planning___zoning/general_plan.php#outer-708






https://www.arcadiaca.gov/shape/development_services_department/planning___zoning/general_plan.php#outer-708




https://www.arcadiaca.gov/shape/development_services_department/planning___zoning/general_plan.php#outer-708














https://scag.ca.gov/connect-socal










https://cms9files.revize.com/arcadia/Shape%20Arcadia/Development%20Services/general%20plan/Implementation%20Plan.pdf










https://msc.fema.gov/portal/search?AddressQuery=arcadia#searchresultsanchor










https://cms9files.revize.com/arcadia/Shape%20Arcadia/Development%20Services/eir/MineralResources.pdf
























https://www.arcadiaca.gov/shape/development_services_department/planning___zoning/general_plan.php#outer-446




https://cms9files.revize.com/arcadia/Shape%20Arcadia/Development%20Services/eir/Transportation.pdf








https://cms9files.revize.com/arcadia/Shape%20Arcadia/Public%20Works%20Services%20Department/Water%20&%20Sewer%20Services/Final%202020%20UWMP.pdf
https://cms9files.revize.com/arcadia/Shape%20Arcadia/Public%20Works%20Services%20Department/Water%20&%20Sewer%20Services/Final%202020%20UWMP.pdf


https://cms9files.revize.com/arcadia/Shape%20Arcadia/Public%20Works%20Services%20Department/Water%20&%20Sewer%20Services/Final%202020%20UWMP.pdf
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https://www.arcadiaca.gov/Shape%20Arcadia/Public%20Works%20Services%20Department/Water%20&%20Sewer%20Services/Final%202020%20UWMP.pdf
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